CITY OF HAYWARD

AGENDA REPORT Meeting Date  4/08/04
Agenda Item
TO: Planning Commission
FROM: Erik J. Pearson, AICP, Associate Planner

Andrew S. Gaber, P.E., Development Review Engineer

SUBJECT: Zone Change No. PL-2003-0533 & Vesting Tentative Tract Map 7470/PL-
2003-0534 —Trumark Companies (Applicant)/ The Domoto Family Partners
LP (Owner) — Request to Change the Zoning From an Agricultural (A) District to
a Planned Development (PD) District and Subdivide 5 Acres to Build 50 Homes

The Project Location Is 26521 Whitman Street (former Domoto Nursery).
RECOMMENDATION

Staff recommends that the Planning Commission deny the zone change application and
Preliminary Development Plan and deny the Vesting Tentative Tract Map application, subject to
the attached findings.

BACKGROUND

Toichi Domoto established a nursery on the project site in 1927. In 1970 Toichi received the
California Association of Nurseryman’s coveted Pacific Coast Nursery Award, the highest
recognition given an individual for his contribution to horticulture. In 1978, the Domoto family
reduced the size of the nursery by selling 23 acres, which became the Fruitwood residential
subdivision. The nursery has been closed for approximately 10 years. The 5-acre site is currently
developed with one house constructed in 1950. In staff’s opinion, the house has no historic or
architectural merit. The remainder of the property is open with many large trees.

DISCUSSION

The applicant has requested to change the zoning of the property from an Agricultural (A)
District to a Planned Development (PD) District to allow the subdivision of the 5-acre parcel and
construction of 50 homes in a development pattern that varies from the more conventional type
of residential development. Detached housing is proposed on parcels ranging from 1,703 square
feet to 7,574 square feet.

Since the applicant submitted plans in September 2003, there have been many attempts to create
a project that (1) saves the significant trees, (2) provides detached housing, (3) meets the City’s
development standards, and (4) maintains a unit count that the applicant is seeking. Although
staff is supportive of a creative approach to development of the site given the numerous mature




trees, several issues remain unresolved that prevent staff from supporting the application at this
time. The plans being presented to the Commission are, in staff’s opinion, less than ideal. The
outstanding issues are discussed below. Because the applicant maintains that, as designed, the
proposed project will provide an attractive living environment with several housing alternatives,
and in consideration of the applicant’s time constraints, the applicant is seeking the support of
the Planning Commission rather than making additional changes.

General Plan/Neighborhood Plan

The Whitman-Mocine Neighborhood Plan, adopted by the City Council in 1997, changed the
General Plan designations on the two nursery sites (Domoto and Sakai) on Whitman Street from
Medium Density Residential, which allows up to 17.4 dwelling units per net acre, to Limited
Medium Density Residential (LMDR), which allows up to 12 dwelling units per net acre. The
change reflected Whitman-Mocine Task Force’s position that the densities reflected by
California Heritage (8.8 units/net acre) located at the corner of Harder and Mocine and the
Fruitwood development (9 units/net acre) were appropriate and fit in with the neighborhood. The
neighborhood plan specifically supports residential development on the subject site, with density
consistent with the LMDR General Plan designation allowing up to 12 dwelling units per net
acre. The Neighborhood Plan states, “New development should be single-family detached
housing, but may use zero lot line design.” The Neighborhood Plan calls for special attention to
be given to the design of the Whitman Street frontage and for development applications to be
processed under the PD zoning district to allow for maximum flexibility. In 1999 Magnolia Place
was approved for the site of the former Sakai nursery with an average lot size of 4,400 square
feet and a net density of 9.8 units per acre.

One of the unresolved issues relates to the density of the project. The densities permitted for the
various land use designations in the General Plan are expressed in terms of net density, which
excludes the area required for public and private streets. The plans show a mixture of public and
private streets. For the project at issue, the applicant’s position is that the paved the travel ways
that serve primarily as access between the public streets and garages should not be considered
streets and that the density of the project is therefore 11.7 dwelling units per acre. However,
these travel ways would each have street names and dwellings located along these travel ways
would have addresses on these streets. For this reason, staff believes the actual net density is 12.8
dwelling units per net acre, which exceeds the density allowed under the General Plan. When
there is a question regarding the interpretation of the Zoning Ordinance or its application to any
specific case or situation, the Planning Commission may resolve this question. No precedent has
been set with regard to this interpretation.

Regardless of the interpretation regarding density, the number of dwelling units proposed results
in a development pattern where the street design lacks sufficient interest, where dwellings are
aligned in rows with as little as 11 feet between front porches, where the sides many of the
dwelling units would be separated by only 8 feet, where the small private yards would be shaded
for most of the day, and where the use of group open space would be limited. Staff is concerned
that the spacing of the buildings would create a crowded feel to the community.




Architecture

The proposed homes range in size from 1,479 square feet to 2,243 square feet. There are four
models, each with two architectural schemes. Plan 1 has three bedrooms, and the other three
plans have four bedrooms. Each home has an attached two-car garage. The proposed homes have
been designed in a contemporary architectural style using a combination of stucco and wood
siding with stone accents.

With minor revisions, staff generally supports the design of the houses as viewed individually.
For example, greater architectural interest should be paid to those dwellings with sides facing the
public street. However, when viewed collectively, the dwellings would appear crowded due to
the limited distance between buildings and the lack of sufficient offsets between first and second
floors.

To avoid the appearance of crowding and to provide an attractive streetscape, the City’s Design
Guidelines require that at least 50 percent of the homes have second floors smaller than the first
floors. In staff’s opinion, the spirit of the Design Guidelines is not met in that the second floor on
Plan 2 is only 4 square feet smaller than the first floor.

The Design Guidelines also require that at least 50 percent of the homes have at least one side
building wall above the first floor level set in from the minimum side yard setback. Plans 3 and 4
have a sufficient difference between the first and second floor walls, but Plan 2 only has an 18-
inch offset. Plan 2 is designed as a four bedroom house. If the fourth bedroom were eliminated,
the mass of the second story would be reduced and the house could easily meet these two
guidelines.

The proposed houses would range from 25 % to 30 feet tall (measured to the tallest peak)’.
Additional fill would be imported and a 5-foot tall retaining wall is proposed along the rear
property line of the site. This increase in the grade elevation is necessary to achieve proper storm
water drainage from the site. As shown on Sheet L-3 of the plans, a 6-foot tall solid wood fence
is proposed atop the 5-foot-high retaining wall, resulting in an 11-foot tall wall for the neighbors
living on Jane Avenue. This is an undesirable impact to the neighbors on Jane Avenue; however,
some precedent has been set in that the Fruitwood subdivision to the south and the Whitman
Green apartments to the north have 2-foot and 5-foot tall retaining walls respectively.

Building Separation/Setbacks

The Plan 4 homes proposed along the south property line are as close as 10 feet to the southerly
property line. However, the two-story element of these homes is at least 20 feet from the
southerly property line to help preserve privacy between the new homes and neighboring
properties.

The majority of the homes would be separated by 8 feet from side to side. The Zoning Ordinance
requires a minimum setback between primary structures of 10 feet. The Planned Development
District allows flexibility in the standards when there is an offset or compensation by providing

' The Zoning Ordinance requires that building height be measured to the midpoint of the highest gable of a pitched
or hip roof from the existing or finished grade, whichever is lower. All the proposed homes would meet the 30-foot
height limit using this method.



functional facilities or amenities not otherwise required or exceeding other required development
standards. For subject project, the only compensating amenity would be the preservation of the
mature trees.

Hayward Commons, a project on Hayward Boulevard supported by the Planning Commission
and approved by the City Council last year, had homes separated by only 6 feet. The limited 6-
foot separation was justified by two factors. First, windows were limited on one side of each unit
to protect the privacy of the occupants. Secondly, extra open space was provided for both private
open space and group open space. Hayward Commons was approved with 4,619 square feet of
group open space when 1,400 was required. Also, that project included a front yard of 250
square feet of private open space per unit for a combined total of 579 square feet per unit.
Whitman Village has 600 square feet of combined private and group open space per unit;
however, not all lots have usable private open space. Hayward Commons has all private open
spaces located in the front of the homes, making them more accessible.

Open Space

The applicant indicates that for most of the prospective homebuyers, the detached units proposed
for the majority of the project are a step above an attached townhouse project — a bridge, so to
speak, between standard townhouses and single-family dwellings. As such, yard areas typically
found in conjunction with single-family dwellings are lacking.

With regard to group open space, if the open space standards for multiple-family projects were
applied, at least 5,000 square feet of group open space would be required and 9,530 square feet
are proposed. These spaces are primarily around the large trees, which makes their use for other
than passive recreational purposes impracticable. However, Sheet L-1 shows that approximately
800 square feet of Parcel F is designated as a tot lot.

With regard to private open space, private open space is required to have no dimension less than
10 feet. For subject project, 3 lots have no private yards, and the yards of 20 of the lots are only
8 feet wide. Because all units have at least three bedrooms and families can be expected to
occupy many of them, staff believes it is important for each dwelling unit to have usable private
yards.

Although the Plan 3 and Plan 4 lots have 20-foot and 10-foot rear yards respectively, the access
to the rear yards is limited. Each house will have only a 3-foot side yard on one side and a 4-foot
yard on the opposite side.

Sorensdale Park, Harder School and Tennyson High School are close by and would provide
additional recreational opportunities for residents of the project. In addition, if the project were
approved, the applicant would be required to pay park in-lieu fees to help pay for new facilities
in the area. Because the application was deemed complete on December 9, 2003, the new
increased fees would not apply.

Parking/Circulation
The project has been designed with a total of 181 parking spaces, or 3.6 parking spaces per unit.
The attached two-car garages would account for 100 of the spaces, with the remaining 81 spaces



located along one side of the major street and within parking bays and are for general use. Only
18 of the 50 lots in the proposed project have driveways large enough to park cars.

If the project were considered a multi-family project, the City’s Off-Street Parking Regulations
would require 2.1 parking spaces per unit or a total of 105 parking spaces. If it were a traditional
single-family development, 250 parking stalls would be required, consisting of 5 parking spaces
per unit (two spaces in a garage, two in the driveway and one on the street in front of the house).

The applicant first submitted a proposal with curvilinear streets and looped streets, with only one
dead-end. Although the street pattern was attractive, the pattern was lost as the applicant revised
the plans to meet requirements such as minimum street widths and building setbacks while
maintaining the overall density he desired. Staff does not support the proposed street layout with
five dead ends for aesthetic reasons and due to the long back out distance cars and trucks would
be subject to. If a visitor were to enter a court and find the spaces in the parking bays full, he or
she would have to back out the length of the court or use a 5-foot long private driveway to turn
around. Garbage trucks, moving vans and similar vehicles would also have to back out of these
streets.

Garbage & Recycling

All lots except 28, 34, and 42 have private yards where garbage carts and recycling bins may be
stored. Lot 50 only has a 4-foot wide side yard, which may not allow a person to walk through
the yard as a 64-gallon garbage cart would take up approximately 2 % feet of the yard width. The
City’s Solid Waste and Recycling Division has reviewed the plans with Waste Management.
Despite the fact that garbage trucks will have to back down each 150-foot long court, Waste
Management has found the plan to be acceptable. If trucks operating in Hayward have automated
arms in the future, the trucks will have to drive down each court twice — once forward and once
backward to service the containers on both sides of the driveway.

Trees

The project will require the removal of 45 of the 82 trees. Of the remaining 37 trees, 24 will be
kept in place and 13 will be relocated within the site. The City’s Landscape Architect has worked
closely with the applicant to have the better trees protected or relocated. If the project is
approved, replacement trees totaling in value equal to those removed would be required to be
planted throughout the site. All the trees to be removed have been rated as being in moderate to
poor health and structure. In staff’s opinion, the dwelling on Lot 50 should be relocated or
eliminated so that the footprint does not fall within the dripline of tree number 60. (See Sheet C-
4 of the plans.)

Children living at the new homes would attend Harder Elementary School (20 students), Cesar
Chavez Middle School (4.5 students) and Tennyson High School (10.5 students). As of the
2002/2003 school year, Harder Elementary and Tennyson High Schools were below capacity,
but Cesar Chavez was exceeding capacity.2 Pursuant to California Code Sections 65996 and

2 The details of capacity and enrollment for the 2002/2003 school year (the most recent available) were as follows:
Tennyson High — capacity = 2,170; enrolled = 1,972

Cesar Chavez — capacity = 738; enrolled = 799

Harder Elementary — capacity = 734; enrolled = 724



65997, the current state law governing financing of new school facilities in California, payment
of school impact fees to the school district represents acceptable mitigation of school impacts.

AC Transit bus route #91 passes directly by the property and serves the Downtown Hayward,
South Hayward and Castro Valley BART stations.

Tract Map

The proposed subdivision shows 58 parcels; 50 single-family lots, 7 open space lots and 1 lot for
the private courts and parking area and public streets. The homeowners’ association would own
the private courts, common parking areas, and open space lots.

The developer is proposing a combination of public streets and private courts within the tract.
Street “A” and the extension of Mahogany Street will be public streets while all of the proposed
Courts will be private and will be maintained by the homeowners association. If the project is
approved, the developer will need to modify the vesting tentative map to show separate parcels
for the private courts and the common walkways serving the row units.

There are existing utilities within Whitman Street and Edwin Way, including sanitary sewer,
water and storm drains, with sufficient capacity to adequately serve the proposed project.
Whitman Street currently has full improvements and is at its ultimate street width. The developer
would be required to remove and replace any damaged improvements as well as construct the
new intersection with Street “A” and the extension of Mahogany Street with the tract
improvements.

ENVIRONMENTAL REVIEW

The proposed project is Statutorily Exempt from the California Environmental Quality Act
(CEQA) guidelines, pursuant to Section 15270, Projects which are Disapproved. If the Planning
Commission is supportive of the application, environmental review is required before
endorsement of the plan.

A Biological Resources Analysis dated July 18, 2003, submitted with the application recommends
that a preconstruction survey for burrowing owls be conducted prior to any site disturbance. On
March 8 and 9, 2004, the site was cleared and tilled without benefit of a grading permit. The survey
was not done prior to the grading. If an Initial Study is prepared, mitigation may be included to
require replacement habitat to be designated elsewhere for a minimum of one pair of burrowing
owls, which require at least 6.5 acres. The Department of Fish and Game has stated that given the
current situation, it should be assumed that the site was occupied by burrowing owls.

Since the grading has taken place, two neighbors have called to complain about dust. One noted that
she and her neighbors have been suffering from runny noses and sore throats, suspecting that the
soil on the site may be contaminated. The applicant had submitted a Phase I Environmental Site
Assessment dated October 8, 2003 prepared by ENGEO Incorporated. The report recommends that
a Phase II assessment be conducted to assess potential agrichemical impacts to the site soils.




The Phase I report also recommends an asbestos and lead-based paint survey be conducted of the
existing house prior to its demolition.

PUBLIC NOTICE

On September 19, 2003, a Referral Notice was sent to every property owner and occupant within
300 feet of the subject site, as noted on the latest assessor’s records. Notice was also provided to
the Whitman-Mocine Neighborhood Task Force, the South Hayward Neighborhood Association,
and the Briarwood Homeowners Association.

A neighborhood meeting was held on October 9, 2003. Two neighbors attended and raised the
issues of privacy and rear yard views of homes on Jane Avenue, trees, parking, perimeter wall
and fencing material, community parks and lack of a clubhouse or other building for the
homeowners association to meet in. In response, the applicant reduced the height of proposed
homes along the rear property line, created more small parks within the project and created more
parking areas for guests.

On March 29, 2004 a Notice of Public Hearing for the Planning Commission meeting and Notice
of Preparation of Environmental Document were mailed. In addition, a public notice sign was
placed at the site prior to the Public Hearing to notify neighbors and interested parties residing
outside the 300-foot radius.

CONCLUSION

Staff supports a creative approach to development in order to preserve many of the trees on the
property. In staff’s opinion, to achieve a more attractive living environment, the project should
be designed so as to provide more space between units, more private open space, and the street
pattern should be curvilinear and looped for aesthetic and efficient reasons. If the Planning
Commission supports the project, staff will present CEQA review, findings and conditions,
which the Commission would then recommend to the City Council. If the Planning Commission
denies the application, the applicant may appeal the decision to the City Council. Otherwise, a
new application with a substantially different plan may be submitted at any time.

Prepared by:

Erik J. Péarson, AICP
Associate Planner

AL < e

Andrew S.\(I}aber, P.E.
Development Review Engineer




Recommended by:

Dyana nderly, AICP
Plannlng Manager

Attachments:
A. Area & Zoning Map
B. Findings for Denial of Zone Change and Preliminary Development Plan

C.

Findings for Denial of Vesting Tentative Tract Map
Plans
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CITY OF HAYWARD
PLANNING DIVISION
ZONE CHANGE DENIAL

April 8, 2004

ZONE CHANGE APPLICATION NO. PL-2003-0533: Chris Davenport for Trumark

Companies (Applicant)/ The Domoto Family Partners LP (Owner) — Request to Change the
Zoning From an Agricultural (A) District to a Planned Development (PD) District and Subdivide
5 Acres to Build 50 Homes

The Project Location Is 26521 Whitman Street

Findings for Denial — Preliminary Development Plan:

A.

Denial of Zone Change Application No. 2002-0533, is Statutorily Exempt from the
California Environmental Quality Act (CEQA) guidelines, pursuant to Section 15270,
Projects which are Disapproved.

The development is not in substantial harmony with the surrounding area and does not
conform to the General Plan, the Whitman-Mocine Neighborhood Plan and applicable
City policies in that the net density of the project exceeds that called for in the Plan.

Existing and proposed streets and utilities are adequate to serve the development.

The development does not create a residential environment of sustained desirability and
stability in that the project does not meet the intent of the Whitman-Mocine
Neighborhood Plan in that it is not of the density encouraged by the Plan.

Any latitude or exception(s) to development regulations or policies is not adequately
offset or compensated for by providing functional facilities or amenities not otherwise
required or exceeding other required development standards. The exceptions requested
are for a reduced separation between buildings and for a reduced setback from the second
story element to a perimeter site property line. Neither exception is adequately offset with
the provision of extra amenities.

Findings for Denial — Zone Change:

F. Substantial proof does not exist that the proposed change will promote the public health,

safety, convenience, and general welfare of the residents of Hayward in that the Planned
Development Zoning will allow a project that does not provide adequate open space and
creates inconvenient street circulation.

. The proposed change is not in conformance with the purposes of this Ordinance and all

applicable, officially adopted policies and plans in that the Zoning change would approve

ATTACHMENT B




exceptions to regulations that are not adequately offset in terms of building spacing, open
space and perimeter setbacks.

. All uses permitted when property is reclassified will be compatible with present and

potential future uses, however, a beneficial effect will not be achieved with the
reclassification due to the substandard design of the subdivision.

ATTACHMENT B



FINDINGS FOR DENIAL
VESTING TENTATIVE TRACT MAP 7470

The State of California Subdivision Map Act, Government Code Section 66474° , states the
grounds for denial of a tentative map. The proposed vesting tentative tract map can be denied
based on the following findings:

(V8]

The vesting tentative tract map does not conform to the General Plan and the City of
Hayward Zoning Ordinance. The proposed project does not meet the allowable density
as set forth in the General Plan, nor does it meet the required setbacks, open space and
parking requirements.

The site is not physically suitable for the proposed density of development, since the units
cannot meet required setback, open space and parking requirements. In addition, the layout
of the units along several dead end courts will lead to inadequate and confusing traffic
circulation.

The design of the subdivision and the proposed improvements may cause serious health
problems due to the lack of open space, inadequate parking and poor traffic circulation
within the tract have been made.

> The findings of Section 66474 set forth the grounds for denial of a tentative map which are as foliows:

(a)
(b)
(©
()
(e)

®
(@

That the proposed map is not consistent with applicable general and specific plans as specified in Section 65451.

That the design or improvement of the proposed subdivision is not consistent with applicable general and specific plans.
That the site is not physically suitable for the type of development.

That the site is-not physically suitable for the proposed density of development.

That the design of the subdivision or the proposed improvements are likely to cause substantial environmental damage or
substantially and avoidably injure fish or wildlife or their habitat.

That the design of the subdivision or type of improvements is likely to cause serious public health problems.

That the design of the subdivision or the type of improvements will conflict with easements, acquired by the public at
large, for access through or use of, property with the proposed subdivision.

ATTACHMENT C
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Open Space / Private Yard Table

Private Open Space Area (SF)

Group Open Space Area (SF)
18ee Note 1 Below)

Private Yard 8pace (8F)

Public Common Wakway (8F)

20,900 +/~

9,530 +/-

8170 +/-

2,080 +/-

Private Open Space Requirement: 350 SF/unit X 80 » 17,500 SF ( 20,000 SF +/~
Group Open Spaoe Requuirement: 100 8F/unit X 60 » 5,000 SF { 8,630 8F /-

NOTE:

1. The 2-foot vehicle overhang Is not inciuded In the Group Open Space Area caloulation.
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OPEN SPACE / PRIVATE YARD CALCULATIONS PLAN

TRACT 7470 - WHITMAN VILLAGE

CITY OF HAYWARD, COUNTY OF ALAMEDA, CALIFORMA
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LEGEND

PROPOSED

DESCRIPTION EXISTING
TRACT BOUNDARY
LoT LNE
CENTER LINE
RETAINING WAL
EASEMENT UNE = — — e —
STORM  DRAIN S EE e
SANITARY SEWER et =t

FACE OF CURE (G
STORM WATER INLET (SW1)
DROP INLET

SLOPE (2:1 MAX)
CONTOUR ELEVATIONS
SPOT ELEVATION

AGGREGATE BASE
ASPHALT CONCRETE
BOTTOM OF WAIL
CENTER LINE
CONCRETE

iSTING
EMERGENCY VEHICLE ACCESS EASEMENT
FACE OF CURB
FIMISHED GRADE
FIELD INLET
FLOW LINE
GRADE BREAK
GRATE

HIGH POINT

INVERT ELEVATION

LOW POINT

PRIVATE ACCESS EASEMENT
PUBLIC UTILITY EASEMENT

TRACT 7470- WHITMAN VILLAGE

VESTING TENTATIVE MAP

CITY OF HAYWARD, COUNTY OF ALAMEDA, CALIFORNIA
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8 PARKING

COURTS

D, AND E

SHEET INDEX
SHEET NO. DESCRIPTION

c-1.

TITLE SHEET

PRELIMINARY GRADING PLAN
PRELIMINARY UTILITY PLAN
EXISTING TREE PLAN
PARKING PLAN

VICINITY MAP
v

GENERAL NOTES

7. OWNER: THE DOMOTO FAMILY wmﬁs
4185 BLACKHAWK PLAZA' CROLE, #200
DANVILLE, CA 94506
PHONE: (925) 6488300
MR, CHRIS DAVENPORT
2. DEVELOPER:

TRUMARK. COMPANIES

4185 BLACKHAWK PLAZA CRCLE, $200
DANWLLE, CA 94506

PHONE: (925) 648-8300

MR, CHRIS DAVENPORT

3 OVL ENGINEER:

RUGGERI—JENSEN-AZAR & ASSOCIATES
1850 CHABOT DRIVE, SUTE 200
PLEASANTON,

Pnorf (925) :27-9100
MR, EDDIE SIEU, RCE. 44189, EXP. 6/30/05
4. PROVECT DESCRIPTION: LOT 161 AS SHOWN ON THE WAP OF
TRACT 4032, FLED APRIL 9, 1979 IN BOOK
110 OF WAPS, PAGE 15 GFFICIAL RECORDS
OF ALAMEDA COUNTY.

5 ASSESSOR'S PARCEL NUMBER: 452-0085- 145

6. EXSTING USE: RESDENTIAL

7. PROPOSED USE: RESIDENTAL DEVELOPMENT
8 EXSTING ZONNG: AGRICULTURAL

9. ST AREA: 50% ACRES

10 PROPOSED ZONING:
11, TYPICAL MINMUM LOT SIZE:

PLANNED DEVELOPMENT DISTRICT

PLAN 1 1,700

AN 2 2100 SF

PLAN 3 3500 SF

PLAN 4 3400 SF.
12. TOTAL NUMBER OF PROPOSED UMITS: 50

13 BENCHUARK: GPS75 MONUMENT PLATE ON WHITMAN STREET M.'AR P .AISY NORTHERLY
FROM THE INTERSECTION OF WHITMAN AND FRUTWOOD. ELEV =

14 UTUTES
o WATER: OTY OF HAYWARD
b. SAMTARY SEMER: OOTY OF HAYWARD
<. STORM DRAIN: OITY OF HAYWARD
. GAS AND ELECTRIC: PACFIC GAS AND ELECTRIC
&, TELEPHONE: e
£ v COMCAST CABLE
o FIRE PROTECTION: CITY OF HAYWARD
15, TOPOGRAPHIC INFORMATION SHOWN IS BASED ON AERIAL SURVEY PREPARED BY

AERO-GEODETIC CORP,, DATED LY 2003,
16, THIS PROPERTY LIES WTHIN FLOOD ZONE "C” (AREAS OF MINIMAL nooms)Assmm

N FLOOD INSURANCE RATE WAP, COMMUNITY PANEL NUMBER ~ 065033 0012
SEPTEMBER 16, 2000.

17 ALL EROSION CONTROL MEASAURES SHALL BE IN CONFORMANCE WITH THE CRITERIA
AND STANDARDS GF CITY OF HAYWARD.

8 GOMDARY AS SHOW (5 CONFRED FROM_RECORD  WFORMATION ANO  DCES NOT
T A FELD SURVEY OF THE PROPERTY.

Ruggeri -

ensen -
IAZars Associates
_

4690 CHABOT DRIVE, SUITE 200 + PLEASANTON, CA 94588
PHONE: (925) 227-8100 + FAX: (325) 227-3300

C-1




+Jo6200T\031053\ tent-nap\031053tna g _11/03/2003 045301 P PST

30

(w rmry
1inch = 30 1

/ PARCEL ¢

— TGO e
@ Fss;:“ g /] —Jvﬂ':l

Lo 7o

=4 e e
E ;;‘53 : e -
S @ bad

0T 70 SCALE.

PRELIMINARY GRADING PLAN
VESTING TENTATIVE MAP
TRACT 7470- WHITMAN VILLAGE

CITY OF HAYWARD, COUNTY OF ALAMEDA, CALIFORNIA
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TREE NUMBER

ENISTNG TREE TO REMAM.
EXISTING TREE T0 BE REMOVED.

EXSTING TREE T0 BE RELOCATED.

RELOCATED TREE WITH NUMBER
(ALSO REFER TO LANDSCAPE PLAN SHEET L-1)

\UMAR || RABOCA]

EXISTING TREE PLAN

VESTING TENTATIVE MAP
TRACT 7470- WHITMAN VILLAGE

CITY OF HAYWARD, COUNTY OF ALAMEDA, CALIFORNIA
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PARKING SUMMARY

, . ———— OVNVIARY
2 PARKING SPACES ARE &' X 16-1/2"

ALL PERCENDICULAR
ALL PARALLEL PARKING SPACES ARE 8" X 22 L GARAGE PARKING: 100

2 DRIVEWAY PARKING: 37

PRELIMINARY PARKING PLAN LT
VESTING TENTATIVE MAP
TRACT 7470- WHITMAN VILLAGE %Igseﬁ-

nsen -
CITY OF HAYWARD, COUNTY OF ALAMEDA, CALIFORNIA AM C - 5
CHABOT DRIVE,

4690 SUTE 200 = PLEASANTON, CA 94588
PHONE:' (925) 227-9100 » FAX: (925) 227. 9305

DATE: MARCH 23, 2004 JOB NO NE1NRT



